
 

 

 

Date:   December 20 , 2017  
 

To:   Interested Person  
 

From:   Cassandra Ballew , Land Use Services  
  503 -823 -7252  / Cassandra.Ballew@portlandoregon.gov  
 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 

The Bureau of Development Services has  appr oved a proposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this decision.  
 

CASE FILE NUMBER : LU 17 -265280 HR -CHANGE TO 

AWNING MATERIAL  
 

GENERAL INFORMATION  

Applicant:  Matthew Poncelow | Ankrom Moisan  Architects  
38 NW Davis Street | Portland, OR 97209  
(503) 245 -7100 | matthewp@ankrommoisan.com  

 

Owner:  Rosehill  Investments  LLC 
 2001 6th Avenue  #2300  | Seattle, WA 98121 -2522  
 

Owner õs  Jor dan Brow | Restoration Hardware  
Representative:  15 Koch Rd., Suite J  | Corte Madera, CA 94925  
 

Site  Address:  474 NW 23RD  AVE  
Legal  Description:  BLOCK 22 TL 400, K INGS 2ND  ADD  
Tax  Account  No.:  R452303580  
State  ID  No.:  1N1E33CB  00400  
Quarter  Section:  3027  
Neighborhood:  Northwest  District,  contact  John  Bradley  at  503 -313 -7574.  
Business  District:  Nob Hill, contact Nob Hill at  nobhillportland@gmail.com.  
District  Coalition:  Neighbors  West/Northwest,  contact  Mark  Sieber  at  503 -823 -4212.  
Plan  District:  Northwest  
Other  Designations:  Contributing Resource in the Alphabet Historic  District  
Zoning:  CS- Store Front  Commercial  

Case Type:  HR- Historic Resource  Review  
Procedure:  Type II, an administrative decision with appeal to  the  Design  

Commission.  
Proposal:  
The applicant requests Historic Resource Review approval for additional changes on a new 3 - 
story plus penthouse retail c ommercial building ð a total of 36,000 square feet ---  at the corner 
of NW Glisan Street in the Historic Alphabet District. The application proposes changes to the 
roof top awnings, originally approved in Historic Resource Reviews LU 15 -245120 HRM AD and 
LU 17 -127650 HR.  
 

The revised awning design will change the proposed Sunbrella ôcharcoal greyõ cloth to 2x6 wood 
slats on the same steel frame. The wood slats be equally spaced, run perpendicular to the steel 
frame and be connected using steel brackets with  bolt attachments. Each slat will be finished 

http://www.portlandonline.com/bds/index.cfm?c=46429
mailto:matthewp@ankrommoisan.com
mailto:nobhillportland@gmail.com
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with a stain grade application that lightly grays the wood through an oxidation process. This 
change will  only  affect the four awnings at the penthouse and one on the lower terrace facing 
NW 23rd Avenue.  
 

This additional work requires review as part of new construction in a Historic District which 
requires a Type II review when valued under $444,750.  
 

Relevant Approval Criteria:  
In order to be approved, this proposal must comply with the approval criteria of Tit le 33.  The 
relevant approval criteria are:  
< Central City Fundamental  Design 

Guidelines  
< Historic Alphabet District:  Community 

Design Guidelines  Addendum  
 

ANALYSIS  
 

Site and Vicinity:  The subject site is located at the southeastern corner of the intersecti on of 

NW 23 rd  Avenue [Neighborhood Collector Street, Community Main Street, Major Transit Priority 

Street, Local Service Walkway, Local Service Bikeway, Major Emergency Response Street]  and 

NW Glisan Street [Transit Access Street, Local Service Walkway, Lo cal Service Bikeway, Minor 

Emergency Response Street]  in the Historic Alphabet District and the Northwest Plan District. 

The site is approximately 15,000 square feet in size and currently has two small, single -story 
buildings and a parking lot on it. Both existing buildings are noncontributing buildings within 
the historic district. A taller, three -story building lies immediately to the south, and contains 
retail on the ground floor (Kitchen Kaboodle) with multifamily residential uses above. 
Immediately to the east lies a two -and -one-half story multifamily residential building; its rear 
side faces the subject site, and a narrow sidewalk lies between that building and the property 
line. Across NW Glisan Street are a series of low -rise buildings: one is a two -and -one-half story 
brick multifamily residential building. Another is a four -story commercial mixed use building 
composed almost entirely of glass on its street -facing façade. To the west of that, at the 
northwestern corner of NW Glisan & 23 rd  is a two -and -one-half story house which has been 
converted to retail use. Across NW 23 rd  Avenue from the subject site is a single -story retail 
building and a two -story commercial office building set deep on its site behind a parking lot.  
 

The site slopes down approxi mately 10 feet from its southwest corner towards its northeast 
corner and lies within the Northwest Pedestrian District.  
 

Zoning: The Storefront Commercial  (CS) zone is intended to preserve and enhance older 
commercial areas that have a storefront characte r. The zone intends that new development in 
these areas will be compatible with this desired character. The zone allows a full range of retail, 
service and business uses with a local and regional market area. Industrial uses are allowed 
but are limited in size to avoid adverse effects different in kind or amount than commercial 
uses and to ensure that they do not dominate the character of the commercial area. The 
desired character includes areas which are predominately built -up, with buildings close to and 
oriented towards the sidewalk especially at corners. Development is intended to be pedestrian -
oriented and buildings with a storefront character are encouraged.  
 

The Historic Resource Protection  overlay is comprised of Historic and Conservation Districts, as 
well as Historic and Conservation Landmarks and protects certain historic resources in the 
region and preserves significant parts of the regionõs heritage. The regulations implement 
Portlandõs Comprehensive Plan policies that address historic preservation. These policies 
recognize the role historic resources have in promoting the education and enjoyment of those 
living in and visiting the region. The regulations foster pride among the regionõs citizens in their 
city and its heritage. Historic preservatio n beautifies the city, promotes the cityõs economic 
health, and helps to preserve and enhance the value of historic properties.  
 

The Northwest Plan District  implements the Northwest District Plan, providing for an urban 
level of mixed -use development inclu ding commercial, office, housing, and employment. 
Objectives of the plan district include strengthening the areaõs role as a commercial and 
residential center. The regulations of this chapter: promote housing and mixed -use 
development; address the areaõs parking scarcity while discouraging auto -oriented 
developments; enhance the pedestrian experience; encourage a mixed -use environment, with 
transit supportive levels of development and a concentration of commercial uses, along main 
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streets and the streetcar alignment; and minimize conflicts between the mixed -uses of the plan 
district and the industrial uses of the adjacent Guildõs Lake Industrial Sanctuary. 
 

The Historic Alphabet District  is an irregularly -shaped, approximately 50 block area in 
Northwest Port land. The district contains a total of six originally platted additions, but a 
significant portion of the district is in Couchõs addition to the city of Portland, recorded in 
1865. This addition was platted in a sequential series, with the earlier plats su bdividing the 
area into the 200 x 200 -foot blocks that characterized downtown Portland. Later plats, 
concentrated at the western end of the district, subdivided the land into 200 (north -south) x 
480 (east -west) foot blocks. These larger blocks encouraged t he siting of public institutions that 
needed relatively large plots of land in a pleasant environment. As a result, institutions such as 
Good Samaritan Hospital and Bishop Scott Grammar and Divinity School were among the first 
settlements to populate the a rea. By the 1880s, the district had become home to Portlandõs 
elite, establishing the area as a neighborhood for the well -to-do. It remained that way well into 
the second decade of the twentieth century, though after the Lewis and Clark Fair of 1905, the 
neighborhood began to include multi -family dwellings (which characterizes the neighborhood 
today) in its primarily single -family residential environment. The Historic Alphabet District is 
unique in Portland for its concentration of these early twentieth cen tury multi -family 
structures ñmany of which were designed and constructed by the cityõs premier architects and 
developers. The districtõs period of significance extends from 1880 to 1940 with the beginning of 
World War II.  
 

Land Use History:   City records i ndicate that prior land use reviews include the following:  
Á LU 17 -127650 HR  ð Approval of a follow -up Type II Historic Resource Review for lighting 

and additional changes to review LU 15 -245120 HRM AD .  
Á LU 15 -245120 HRM AD  ð Historic Resource Review for a t hree story retail building with 

rooftop penthouse and underground structured parking. Modifications approved for 
increase in height, required window area, entering the loading area by backing in and 
reduction of L4 landscaping at the eastern property line.  An adjustment was approved 
to allow exterior display areas on the roof deck.  

Á LU 03 -177422 HDZ  ð Historic design review approval for two hanging blade signs.  
Á EA 14 -220211  ð Early assistance meeting to discuss zoning issues for a proposed new 

3-story retail  development with rooftop terrace.  
Á EA 14 -220216 PC  ð Pre-application conference to discuss a Type III Historic Resource 

Review for the construction of a new 3 -story retail building for Restoration Hardware.  
Á EA 14 -234834 DA  ð Design advice request for a pro posed new 3 story retail building for 

Restoration Hardware and including a rooftop terrace and exterior display area. See 
Exhibits G -5 through G -7 for the summary notes of all DAR proceedings with the 
Portland Historic Landmarks Commission.  

Á PW 14 -245906  - Public Works appeal request to allow existing 12 -foot wide corridor to 
remain on NW 23 rd  Avenue and not require an additional 3 -foot right -of-way dedication. 
Appeal was denied.  

Á PW 15 -133335  ð Public Works appeal request to allow existing 12 -foot wide corri dor to 
remain on NW 23 rd  Avenue and not require an additional 3 -foot right -of-way dedication. 
Appeal was denied.  

Á PW 15 -149155  ð Public Works appeal request to allow existing 12 -foot wide corridor to 
remain on NW 23 rd  Avenue and not require an additional 3 -foot right -of-way dedication. 
Appeal decision is not indicated.  

Á PW 15 -219009  ð Public Works alternative review approval to retain existing 12 -foot 
sidewalk and not require an additional 3 -foot dedication along NW 23 rd  Avenue.  

 

Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed November 21, 2017 .  
The following Bureaus have responded with no issues or concerns:  
 

Å  Fire Bureau (See Exhibit E -1) 
Å  Site Development Section of BDS (See Exhibit E -2)  
 

The Life Safety  Plan Review Section of BD S responded with the following comment:  A 
Building Permit revision has been applied for and is currently under review.  Please refer to 
correspondence from the Life Safety plans examiner for building code -related comments. Please 
see Exhibit E -3 for additi onal details.  
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Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on November 21, 
2017 .  No written responses have been received from either the Neighborhood Association or 
notified property owners in response to the proposal.  
 

ZONIN G CODE APPROVAL CRITERIA  
 

Chapter 33.846.060 - Historic Resource Review  
 

Purpose of Historic Resource Review  
Historic Resource Review ensures the conservation and enhancement of the special 
characteristics of historic resources.  

 

Historic Resource Review Approval Criteria  
Requests for Historic Resource Review will be approved if the review body finds the applicant 
has shown that all of the approval criteria have been met.  
 

Findings:  The site is located within the Alphabet Historic District and the proposa l is 
for a non -exempt treatment. Therefore Historic Resource Review approval is required.  

The approval criteria are the Community Design Guidelines  and the Historic Alphabet 

District Community Design Guidelines Addendum . 
 

Staff has considered all guidelin es and addressed only those applicable to this proposal.  
 

Historic Alphabet District - Community Design Guidelines Addendum  & Community 
Design Guidelines  
 

2.  Differentiate New from Old.  New additions, exterior alterations, or related new 
construction will  retain historic materials that characterize a property to the extent practicable. 
Replacement materials should be reasonable facsimiles of the historic materials they replace. 
The design of new construction will be compatible with the historic qualities o f the district as 
identified in the Historic Context Statement.  
3.  Hierarchy of Compatibility. Exterior alterations and additions will be designed to be 
compatible primarily with the original resource, secondarily with adjacent properties, and 
finally, if  located within a historic or conservation district, with the rest of the District. Where 
practical, compatibility will be pursued on all three levels. New development will seek to 
incorporate design themes characteristic of similar buildings in the Histor ic Alphabet District.  
 

P1.   Plan Area Character.  Enhance the sense of place and identity by incorporating site and 
building design features that respond to the areaõs desired characteristics and traditions. 

 

P2.    Historic and Conservation Districts. Enh ance the identity of historic and conservation 
districts by incorporating site and building design features that reinforce the areaõs historic 
significance. Near historic and conservation districts, use such features to reinforce and 
complement the histori c areas.  
 

D7.   Blending into the Neighborhood. Reduce the impact of new development on established 
neighborhoods by incorporating elements of nearby, quality buildings such as building details, 
massing, proportions, and materials.  
 

Findings for 2, 3, P1 , P2, & D7: The proposal to alter the original awning design, at 
the penthouse and third -floor trellis, will change the proposed Sunbrella ôcharcoal greyõ 
cloth to 2x6 wood slats on the same steel frame. Although this will change the  material 
and form,  the  change is minimal enough that  it will still allow the original proposal to 
continue a pattern established by historic commercial and residential development 
elsewhere on both streets within the district. The proposed wood slats will be finished 
with a sta in grade application that lightly grays the wood through an oxidation process. 
This detail will allow the wood slats to match the ôgreyõ stucco color, decreasing the 
impact of this alteration  to the building design and allowing it to still have a minimal 
which was impact on the district by  helping to complement the character of this historic 
area instead of overpowering it. Additionally, the introduction of a slimmer awning  
profile detail will still incorporate elements of nearby buildings and reduce its vi sibility 
within the district .  
 

Therefore, these guidelines are met.  
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D8.   Interest, Quality, and Composition. All parts of a building should be interesting to view, 
of long lasting quality, and designed to form a cohesive composition.  
 

Findings: The pro posed building continues to utilize a fairly simple palette , consisting 
of high -quality materials. The revised awnings , with wood instead of fabric,  will still 
offer a durable, high quality material, which can be easily replaced once it has worn out. 
The grey color, which was specified in the original design and findings, will be 
maintained with a stain grade application that lightly grays the wood through an 
oxidation process.  Therefore, it will still be similar in color to the stucco walls, helping 
to fur ther unify the buildingõs composition. 
 

These trellises will still form an extension of the glazed penthouse, and through the use 
of similar framing materials, integrate well with its design. Additionally, the trellis at the 
third -floor outdoor terrace wil l still align with the transom windows behind, and the 
structural steel tube framing aligns with the mullions in the windows behind it.  
 

Overall, the changes to the original proposal still create a building design which 
incorporates a high -quality and cohe rent material palette, and the buildingõs separate 
elements combine to form a cohesive new commercial building in the historic district.  

 

Therefore, this guideline is met.  
 

DEVELOPMENT STANDARDS  
 

Unless specifically required in the approval criteria listed  above, this proposal does not have to 
meet the development standards in order to be approved during this review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have r eceived an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit.  
 

CONCLUSIONS  
 

The proposed changes to the new three story ñplus penthouse ñretail building in the Historic 
Alphabet District and the Northwest P lan District will continue to positively contribute to the 
retail life of NW 23 rd  Avenue . This will be done through the continued use of  historically -
compatible materials , which will be incorporated into the new awning design and composition.  
 

The purpose of the Historic Resource Review process is to ensure that additions, new 
construction, and exterior alterations to historic resources do not compromise their ability to 
convey historic significance.  This proposal meets the applicable Historic Resource Rev iew 
criteria, modification criteria, and adjustment criteria and therefore warrants approval.  
 

ADMINISTRATIVE DECISION  
 

Approval of wood slats at the four penthouse awnings and one lower terrace awning instead of 
a fabric awning cover approved in a prior H istoric Resource Review ( LU15-245120 HRM AD), 
per the approved site plans, Exhibits C -1 through C -12 , signed and dated December 15 , 2017 , 
subject to the following conditions:  
 

A. As part of the building permit application submittal, the following developme nt -related 
conditions (B through C) must be noted on each of the 4 required site plans or included as 
a sheet in the numbered set of plans.  The sheet on which this information appears must be 
labeled "ZONING COMPLIANCE PAGE - Case File  LU 17 -265280  HR." A ll requirements 
must be graphically represented on the site plan, landscape, or other required plan and 
must be labeled "REQUIRED."  

 

B.  At the time of building permit submittal, a signed Certificate of Compliance form 
(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure the 
permit plans comply with the Design/Historic Resource Review decision and approved 
exhibits.  

 

C. No field changes allowed.  
 
 
 

https://www.portlandoregon.gov/bds/article/623658
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Staff Planner:  Cassandra Ballew  
 
Decision rendered by:  ____________________________________________ on December 15 , 2017  

            By authority of the Director of the Bureau of Development Services  
 

Decision mailed: December 20 , 2017  
 

About this Decision. This land us e decision is not a permit  for development.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 
information about permits.  
 

Procedural Information.   The application for this land use review was submitted  on 
November 2, 2017 , and was determined to be complete on November 16, 2017 . 
 

Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time the application was submitted, provided that the  
application is complete at the time of submittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on November 2, 2017 . 
 

ORS 227.178  states the City must issue a final decision on Land Use Review appl ications 

within 120 -days of the application being deemed complete.  The 120 -day review period may be 
waived or extended at the request of the applicant.  In this case, the applicant did not waive or 
extend the 120 -day review period.  Unless further extende d by the applicant, the 120 days 
will expire on: March 16, 2018 . 
  

Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to sho w that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has included this 
information only where the Bureau of Development Services has determined the information 
satisfactorily demonstrates compliance with the applicable approval criteria.  This report is the 
decision of the Bureau of Development Services with input from other City and public agencies.  
 

Conditions of Approval.   If approved, this project may be subje ct to a number of specific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
documented in all related permit applications.  Plans and drawings submitted during the 
permitting process must illustrate how applicable co nditions of approval are met.  Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such.  
 

These conditions of approval run with the land, unless modified by future land use reviews.  
As used in the conditions, the term òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current own er and future 
owners of the property subject to this land use review.  
 

Appealing this decision.   This decision may be appealed to the  Landmarks Commission , which 
will hold a public hearing.  Appeals must be filed by 4:30 PM on January 3, 2017  at 1900 SW 
Fourth Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 will be charged .  The 
appeal fee will be refunded if the appellant prevails.  There is no fee fo r ONI recognized 
organizations appealing a land use decision for property within the organizationõs boundaries.  
The vote to appeal must be in accordance with the organizationõs bylaws.  Assistance in filing 
the appeal and information on fee waivers is ava ilable from BDS in the Development Services 
Center. Please see the appeal form for additional information.  
 

The file and all evidence on this case are available for your review by appointment only.  Please 
call  the Request Line at our office, 1900 SW Fourt h Avenue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointment.  I can provide some information over the phone.  Copies of all 
information in the file can be obtained for a fee equal to the cost of services.  Additional 
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning 
Code is available on the internet at www.portlandonline.com . 
 

http://www.ci.portland.or.us/
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Attending the hearing.   If this decision is appealed, a hearing will be scheduled, a nd you will 
be notified of the date and time of the hearing.  The decision of the Landmarks Commission  is 
final; any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 
21 days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact 
LUBA at 775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 
for further information.  
 

Failure to raise an issue by the close of the record at or following the final hearing on this case, 
in perso n or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Landmarks 
Commission  an opportunity to respond to it, that also may preclude an appeal to LUBA on that 
issue.  
 

Recording the final decision.    
If this Land Use Review is approved the final decision will be recorded with the Multnomah 
County Recorder.  

¶ Unless appealed,  the final decision will be recorded after January 3 , 2017  by the Bureau of 

Development Services.  
 

The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder.  
 

For further information on your recording documents please call the Bureau of Development 
Services Land Use Se rvices Division at 503 -823 -0625.    
 

Expiration of this approval.   An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  
 

Where a site has received approva l for multiple developments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time.  
 

Zone Change and Comprehensive Plan Map Amendment approvals do not expire.     
 

Applying for your permits.   A building permit, occupancy permit, or development permit may 
be required before carrying out a n approved project.  At the time they apply for a permit, 
permittees must demonstrate compliance with:  
 

¶ All conditions imposed herein;  

¶ All applicable development standards, unless specifically exempted as part of this land use 
review;  

¶ All requirements of t he building code; and  

¶ All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations of the City.  

 
EXHIBITS  

NOT ATTACHED  UNLESS  INDICATED  
 
A. Applicantõs Statement 

1.  Original Narrative  
B.  Zoni ng Map (attached)  
C. Plans/Drawings:  
 1.  Approved Site Plan (attached)  
 2.  Utility Plan  
 3.  Landscape Plan  
 4.  Comparison NW 23 rd  Avenue Elevation  (attached)  
 5.  Comparison Elevated Perspective View  (attached)  
 6.  Proposed Design Levels 3 and 4 Perspective  Views  
 7.  Proposed Design Details and Materials   
 8.  Proposed NW 23 rd  Avenue Elevation  
 9.  Proposed NW Glisan Street Elevation  
 10.  Proposed East Elevation  
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 11.  Proposed South Elevation  
 12. Proposed Roof Plan  (attached)  
D.  Notification information:  
 1.  Mailing list  
 2.  Mailed notice  
E. Agency Responses:   

1.  Fire Bureau  
2.  Site Development Review Section of BDS  
3.  Life Safety Plan Review Section of BDS  

F. Correspondence:  N/A  
G. Other:  
 1.  Original LU Application  

 
The Bureau of Development Services is committed to pro viding equal access to 
information and hearings.  Please notify us no less than five business days prior to the 
event if you need special accommodations.  Call 503 -823 -7300 (TTY 503 -823 -6868).  
 
 
 



 

 

 



 

 

 



 

 

 



 

 

 


